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April 12, 2021

Mr. Billy Ashai,
Assistant Project Manager
Ashai Design Consulting Corporation
15900 Hawthorne Boulevard
Lawndale California 90260

Subject: 24601 Hawthorne Blvd. Mixed-Use Development Traffic Impact 
Study Update - Torrance, California

Dear Mr. Ashai,

As authorized, we have conducted an update of the traffic impact study prepared by
KHR Associates for the subject development project, who also revised it in January
2018. The proposed mixed-use commercial/residential project is located at 24601
Hawthorne Boulevard, in the City of Torrance, California, on the northwest corner the
intersection of Hawthorne Boulevard and Via Valmonte. The scope of work was based
upon the request that staff of the Department of Public Works of the City of Torrance
issued for the purpose of revising the proposed project’s initial land use quantities, and
update its impact at the above key intersection. Specifically, the purpose of the analysis
was to: a)  Prepare a Trip Generation table, showing the project’s traffic generation; b)
Perform a queuing analysis for the eastbound Via Valmonte traffic, turning left onto
northbound Hawthorne Boulevard; c) Verify that the proposed project’s revised
driveway location will be compatible with the expected length of the vehicles queue on
the above eastbound Via Valmonte approach; d) Verify that the project’s potential
impact upon the area transit system, bicycle network, or pedestrian network will not be
significant; and e) Verify that the project will be consistent with the Southern California
Association of Governments Regional Transportation Plan/Sustainable Communities
Strategy (SCAG RTP/SCS); 

In order to perform the subject tasks, we reviewed the KHR Associates “Traffic Impact
Study, Mixed-Use Development Project, Torrance, California”, dated January 31, 2018.
Our report analyzes the traffic and transportation impacts, associated with your
development upon the intersection of Hawthorne Boulevard and Via Valmonte, and
contains the findings and conclusions of our study with necessary supporting data.  

PROJECT DESCRIPTION

The site consists of a 23,657 square feet (SF) lot of unimproved land. The proposed
project has been revised to entail an eleven (11) dwelling unit (DU) multifamily
residential building, and an adjacent 3,300 gross square feet (GSF) office building
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(Project) which are supported by a 36 stall parking facility located at ground level
beneath the two buildings. The residential section of the Project will have 25 stalls,
while the office space will utilize 11 stalls. Access to the Project will be provided by one
2-way driveway located on Via Valmonte, about 200 feet west of Hawthorne Boulevard.
Both left and right turn movements will be allowed from the driveway. 

Figure 1 shows the location of the subject site on a regional basis. The Project's site
plan along with the proposed parking layout is shown in Figure 2. Site plans and other
pertinent information concerning the proposed project were provided by Mr. Billy Ashai,
of Ashai Design, the project’s architects.

DATA SOURCES

Data contained in a traffic analysis performed for this project by KHR Associates, and
published on January 31, 2018, was used in our analysis to obtain traffic counts, and
project related information. Field investigations were made by our personnel to
ascertain existing intersection geometry and street characteristics in the vicinity of the
site and to update the above mentioned traffic study. It should be noted that, due to the
current COVID-19 conditions, no new traffic counts could be taken, as at the present
time, traffic is significantly lower than average, which would have provided unusually
low traffic counts. Consequently, the most recent traffic counts available were used in
our analysis, and where conducted in April 2016 for the KHR Associates, expanded
with a 1% per year ambient traffic growth, to the year 2017, and presented in their
report. The annual growth accounts for the combined effect of the increasing vehicle
availability, intensification of use of existing developments and other factors. The counts
were conducted during morning (AM) and evening (PM) peak periods. These AM and
PM peak volumes have been used for calculation purposes and represent the critical
times associated with this part of the City of Torrance. 

SITE TRAFFIC GENERATION

Studies by the Institute of Transportation Engineers (ITE), Caltrans, ourselves and
others have identified generalized factors which relate traffic characteristics with
quantity and type of development. These traffic generation factors are useful in
estimating the total future characteristics of a project yet to be constructed and
occupied. Judgment is required on the part of the analyst to select the appropriate
factors which best match the type of developments contemplated. 

The quantity of floor area, the density of the development, the availability of public
transportation, and the regional location of the project all affect the traffic generation
rate. While there are many different types of uses and many parameters upon which to
estimate traffic (acreage, floor area square footage, employment, etc.) the best factors
for the kind of development contemplated relate to the number of dwelling units
associated with the Project’s residential portion, and the square footage of the office
space included in the development.
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In order to evaluate the quantity of traffic generated by the site, ITE traffic generation
factors from the 10th Edition of the Traffic Generation Manual were applied to the
proposed project’s land uses, for the daily and the morning and evening peak periods.
The AM and PM peak hours relate to a one-hour period within the 7:00 to 9:00 AM and
the 4:00 to 6:00 PM peak periods respectively. 

Table 1 shows in detail the generation factors used for analysis purposes along with the
related volumes, for the above mentioned conditions. The traffic generation factors
used show that the Project land uses will generate a combined total of about 74 vehicle
trips per day (37 inbound and 37 outbound). Similarly, during the AM commuter peak
hour, they will generate a total of 35 vehicle trips (27 inbound and 8 outbound). The PM
commuter peak hour traffic generation was estimated at 11 vehicle trips (5 inbound and
6 outbound). These volumes do not include any Transit Credit, internal, or pass-by trips
in order to evaluate the Project’s traffic impact under a “worst case scenario.”

TRAFFIC DISTRIBUTION 

Once the total quantity of traffic generated by a project is known, estimates are made of
the directional distribution of this traffic. This will allow for an assignment of the vehicle
trips to the roadway system to analyze the impacts. Figure 3 shows the site traffic
distribution used in the analysis, which reflects that evaluated by KHR Associates. The
values shown are expressed in terms of percentage of total traffic generated. On a
regional level, it was estimated that about 45 percent of the total site traffic volumes will
be oriented to and from the north; 15 percent to and from the east; 25 percent to and
from the west; and 15 percent to and from the south. 

Based upon the regional traffic distribution, the traffic volumes are then assigned locally
to the study intersections for the AM and PM peak periods. The expected site traffic
volumes were distributed to the adjacent street system based upon the KHR Associates
report. Figure 4 shows the traffic assignment for the Project's inbound and outbound
vehicles, expressed as percentages of the total traffic generated, at the intersections
analyzed in the KHR Associates report, as well as at the Project’s driveway. Similarly,
Figure 5 shows the Project’s morning and evening traffic volumes at the updated
intersection of Hawthorne Boulevard and Via Valmonte, and at the Project driveway. 

PARKING SUPPLY

In order to verify the adequacy of the proposed parking supply to support the intended
land use, we conducted an analysis of the project’s parking demand based upon data
provided by the ITE Parking Generation Manual, 3rd Edition. The results of the analysis
show the parking generation factors and the resulting number of parking stalls needed
to satisfy the project's parking demand. The parking demand was evaluated using ITE
factors for “General Office”, land use number 710, and “Low/Mid Rise Apartments”, land
use number 221. The results of the analysis are shown in Table 2.
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TABLE 2

PROJECT PARKING GENERATION
24601 Hawthorne Boulevard Mixed-Use Development Tra ffic Impact Study Update - Torrance

MAXIMUM # OF CITY OF TORRANCE PROPOSED
LAND STALLS OCCUPIED PARKING CODE PARKING SUPPLY

L A N D   U S E SIZE UNIT USE (1) (2) (1) (2) (1) (2)
CODE Pkg Rate Stalls Pkg Rate Stalls  Pkg Rate Stalls

Site Proposed Development

Low-Rise Multifamily Housing 11 DU 221 1.50 17 2.27 25 2.27 25
General Office 3.300 KGSF 710 3.30 11 3.33 11 3.33 11

Total 28 36 36

Proposed Project's Peak Parking Needs  (77.8%) 28  (+100.0%) 36  (+100.0%) 36

Recommended Parking Supply (3) ,  (86.1%) 31  (100.0%) 36  (100.0%) 36

 Note: Parking generation factors per ITE Parking Generation  - 3rd Edition.

 1) Pkg Rate is the average number of parking stalls occupied per "SIZE" Unit (i.e. KGSF). 

 2) Stalls indicates the maximum number of occupied parking spaces associated with the generator.

 3) Maximum Number of Stalls Occupied increased by 10%.



As indicated in Table 2, the ITE Manual provides parking generation factors
representing the relationship between the size of a development and its parking needs.
Based upon that, the Project could have a peak parking demand of 28 stalls. It is
common engineering practice to increase that value by between five to ten percent to
reach the design value. The increase allows for a parking vacancy rate or to
accommodate potential short term peaks. Assuming a ten percent factor, the parking
design value for the proposed project is 31 parking stalls. Table 2 also reports the
Project’s parking demand based upon the City of Torrance Parking Code. The
proposed parking supply, also is reported for comparison purposes. As indicated in
Table 2, the City Code requires the project to provide 36 stalls. Consequently, the
project’s proposed 36 stall parking supply is in line with the City requirement and about
16% greater than the recommended parking supply. Based upon that, we estimate that
the proposed development’s parking supply will provide adequate parking for the planned
mixed-use project. No on-street parking overflow is expected as a result of the Project.

SITE ACCESS AND INTERNAL CIRCULATION

As shown in Figure 2, the Project will be served by one 2-way driveway on Via
Valmonte, about 26 feet in width, which will provide access to the proposed ground
floor parking area. In order to maintain a safe sight distance for all exiting vehicles, it is
recommended that landscaping in the vicinity of the parking driveway be kept below two
feet in height. The Project parking facility circulation is satisfactory. Passenger car
access to all parking areas is adequate and the parking facility in general has proper
internal circulation. Turning radii are adequate both for ingress and egress movements.
The location of the handicap parking stalls is satisfactory, with the stalls located near
the buildings’ pedestrian access points. We established that the internal design of the
parking areas is acceptable and the development has proper circulation.

At the request of the City of Torrance a queuing analysis was performed for the
eastbound approach to the Via Valmonte/Hawthorne Boulevard intersection, for the
morning peak hour, which falls between 7:00 and 9:00 AM. The morning peak hour is
the critical one for this location, which collects the traffic of a residential area, with
significantly higher outbound movements in the morning. The purpose of the analysis is
to estimate the number of vehicles that can be expected to line up at the red light,
during a traffic signal cycle, under peak commuter traffic hours. In order to perform the
subject analysis, we used the Synchro® Studio software, a complete suite of products
which provides digital tools for traffic analyses, roadway networks modeling,
optimization, and simulation applications, both for signalized and unsignalized
intersections. 

The results of the Synchro Queue Analysis are summarized in Table 3, with the
calculation sheets reported in Appendix A. As indicated in Table 3, six traffic scenarios
were evaluated in our analysis, specifically: 1) Existing traffic volumes, relating to the
year 2021; 2) Scenario 1 plus Project’s traffic volumes; 3) Expanded traffic volumes,
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relating to the year 2022; 4) Scenario 3 plus Project’s traffic volumes; 5) Scenario 4
plus the Solana Torrance residential development traffic volumes; and 6) Scenario 4
with measures mitigating the analysis intersection’s eastbound traffic queue. The traffic
expansion was obtained through an ambient growth rate of 1% per year. As indicated
earlier in this report, the annual growth is needed to account for the combined effect of
the increasing vehicle availability, intensification of use of existing developments, other
possible future developments not known at the present time, and other factors. 

The City requested that the Solana Torrance development be included in the analysis
since this 248 dwelling units residential development will have its major access point on
Via Valmonte, right across the Project’s driveway. It should be noted that one of the
conditions imposed upon the Solana Torrance project is to widen the eastbound
approach to the intersection of Via Valmonte/Hawthorne Boulevard, in order to add one
left turn lane, for a total of two eastbound lanes. In addition, the cycle length of the
traffic signal at the intersection of Hawthorne/Via Valmonte will be increased to 120
seconds. Consequently, the Scenario 5 calculations reflect the future cycle length. The
traffic volumes associated with the Solana Torrance project were obtained from the EIR
that KHR Associates prepared for the Solana Torrance project, where it was estimated
that this project is expected to add about 37 left turning vehicles to the eastbound
approach being evaluated. 

The City also requested the evaluation of Scenario 6 above, which relates to the event
that the Solana Torrance project were not approved for development, in which case the
proposed 24601 Hawthorne Boulevard Mixed-Use Development would be required to
reduce the current queue (223’) at the eastbound approach of the intersection of
Hawthorne Boulevard at Via Valmonte. The mitigation measure would provide an
additional right turn only lane at that approach, on the existing right of way. 

As reported in Table 3, in Scenario 1 (Existing, 2021 traffic volumes), the queue may
exceed a length of 135 feet, about 50% of the morning commuter peak hour cycles,
which translates into seven vehicles (with an average distance of 22 feet per vehicle).
Similarly, the queue may exceed a length of 223 feet, or ten vehicles, about five times
in a 100 cycle peak hour periods. In prospective, that means that this queue may be
exceed about two times (40 cycles/hour x 5%) per weekday traffic conditions.  

With the addition of the Project traffic, Scenario 2 shows that the queue may exceed
140 feet, or seven vehicles, about 50% of the peak hour cycles, and 230 feet, or ten
vehicles, five percent of the peak hour cycles. Consequently, the proposed mixed-use
development traffic may increase the queue by about seven feet about two times a
weekday. With expanded traffic volumes, Scenario 3 shows that in the year 2022 there
would be a one foot increase in the queue length from Scenario 1 peak hour traffic
conditions with 50% confidence factor, and an increase of one foot with the 95%
confidence factor, and no change in the number of vehicles queued at the intersection.
In Scenario 4 the Project’s traffic volumes are added to the year 2022 expanded
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volumes. Under those traffic conditions, the queue may exceed 141 feet, still seven
vehicles, about 50% of the peak hour cycles, and about 233 feet, again ten vehicles,
five percent of the daily peak hour cycles. Consequently, the proposed mixed-use
development traffic may increase the queue by about nine feet (233’ minus 224’) about
two times a weekday. 

Scenario 5 adds the Solana Torrance development traffic volumes to Scenario 4, and
the calculations show a significant reduction in the queue length. This is due to the
addition of the left turning lane at the subject eastbound approach. Left turning vehicles
would split between the two lanes, thus cutting the queue in about half. However, the
increase in cycle length, reduces the benefit of the dual left turn lane. As indicated in
Table 3, Scenario 5 shows that the queue may exceed 111 feet, or six vehicles per
lane, about 50% of the 40 peak hour cycles, and about 183 feet, or eight vehicles per
lane, about five percent of the 40 daily peak hour cycles, associated with the thru lane. 

Scenario 6, which relates to the year 2022 traffic volumes without the Solana Torrance
traffic, with the restriping of the eastbound approach with one additional right turn only
lane, shows that the queue may exceed 109 feet, or five vehicles per lane, about 50%
of the 40 peak hour cycles, and about 178 feet, or eight vehicles per lane, about five
percent of the 40 daily peak hour cycles.

The above queue analysis shows that the proposed project’s revised driveway location
on Via Valmonte (about 198 feet from the intersection crosswalk) will be compatible
with the expected length of the vehicles queue on the eastbound approach of the
intersection of Hawthorne Boulevard and Via Valmonte. Table 4 shows the analysis
intersection’s traffic volumes for the year 2016 (traffic count year), and for all the above
mentioned traffic scenarios.

TRANSIT BICYCLE AND PEDESTRIAN NETWORKS

Transit System
The City of Torrance operates the “Torrance Transit”, a transit system that serves the
South Bay region of the Los Angeles County. The system provides ten bus lines which
run locally, within the City of Torrance, and connect it to nearby cities, downtown Los
Angeles, and to the Los Angeles International Airport. However, the closest bus line to
the Project, which runs along Hawthorne Boulevard, stops at Pacific Coast Highway,
about 2,5 miles north of the Project. Consequently, traffic associated with the Project is
not expected to have any significant impact upon the local transit system. 

Bicycle Network
Class III bicycle routes exist along PCH to the north of the site, and along Rolling Hills
Road, south of the site, between Hawthorne Boulevard and south of Crenshaw
Boulevard. Based upon the Torrance County Bicycle Coalition and South Bay Bicycle
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Coalition South Bay Bicycle Master Plan, those are the only bicycle paths/routes
available within the site’s vicinity. In addition, bike lanes exist on Palos Verdes Drive
between Ponderosa Lane and the Harbor Freeway (I-110). Due to the limited size of
the Project, the potential number of bicycle riders is expected to be very minor
consequently, the Project is not anticipated to have any measurable impact upon the
local bicycle network. Similarly, the number of potential pedestrians associated with the
Project will be extremely limited therefore, the Project is not anticipated to have any
noticeable impact upon the site’s surrounding pedestrian network.

SCAG RTP/SCS 
The Southern California Association of Governments (SCAG) is an association of local
governments and agencies that convene as a forum to address regional issues. Its
primary responsibilities include the fulfillment of federal and state requirements, and the
development of the 2020-2045 Regional Transportation Plan and Sustainable
Communities Strategy (RTP/SCS, also known as Connate SoCal), and transportation
related portions of local air quality management plans. In addition, SCAG’s other major
functions include determining that the regional transportation plans and programs are in
conformity with state air quality plans, in order to achieve regional emissions standards
and greenhouse gas (GHG) reduction targets, balancing future mobility and housing
needs with economic, environmental and public health goals. 

At the present time, Connect SoCal entails over 4,000 transportation projects, ranging
from highway improvements, railroad grade separations, bicycle lanes, new transit
hubs, and replacement bridges. These projects have the potential to affect impact the
established GHG reduction targets. As indicated above, the proposed Project will
generate a very limited quantity of traffic, and is not considered in the Connect SoCal
list of projects. In addition, the mixed-use nature of the Project, entailing residential
units and office space, provides a significant opportunity to residents to work on site, in
the adjacent office building. The potential reduction of the Project’s vehicle miles
traveled (VMT), makes it consistent with the GreenHouse Gases reduction policy.
Consequently, it is reasonable to establish that the proposed 24601 Hawthorne
Boulevard Mixed-Use Development project will be consistent with the Southern
California Association of Governments Regional Transportation Plan/Sustainable
Communities Strategy.

 *           *           *           *           *           *
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SUMMARY AND CONCLUSIONS 
A mixed-use residential/commercial development has been proposed to be located on
the northwest corner of the intersection of Hawthorne Boulevard and Via Valmonte, in
the City of Torrance, California. The parcel currently is undeveloped and consists of
23,657 square feet of land. The proposed project entails eleven dwelling unit, and a
3,300 gross square feet office building, reduced from previous plans which included 13
dwelling units, and 4,500 gross square feet of office space. Access to the Project will be
provided by one 2-way driveway located on Via Valmonte, about 200 feet west of
Hawthorne Boulevard. 

A traffic analysis to update earlier Traffic Impact Studies was conducted to revise the
proposed project’s traffic impact with the revised project plan, at the adjacent
intersection of Hawthorne/Via Valmonte. The analysis was conducted for the morning
commuter peak hour, which is critical for the project’s location, under five traffic
conditions: 1. Existing (2021) traffic volumes (Scenario 1); 2. Existing (2021) traffic
volumes plus site projects' traffic volumes (Scenario 2); 3. Scenario 1 with traffic
expansion to the year 2022 (Scenario 3); 4. Scenario 3 (background volumes) plus site
project's traffic volumes (total future); and 5. Scenario 4 plus the traffic volumes
associated with the Solana Torrance development currently proposed the Via Valmonte
access point. 

It was found that: 

a) the proposed project traffic generation will be significantly below the 110
daily trips which would trigger a more in depth analysis, including a VMT
analysis. The area street system traffic operations, which in general are good
or acceptable, will not be adversely effected by the minor increase in traffic
volumes generated by the proposed project; 

b) The queueing analysis showed that a maximum of nine vehicles may
queue at the eastbound approach to the intersection of Hawthorne Boulevard
and Via Valmonte. The maximum queue length will drop to about seven
vehicles when the subject approach capacity will be increased with one
additional left turn lane, as a result of the Solana Torrance development. 

c) The proposed project’s revised driveway location will be compatible with the
expected length of the vehicles queue at the above eastbound Via Valmonte
approach. The maximum queue found in the analysis may be exceed about
two times per weekday during the morning peak hour, under all traffic
conditions evaluated. 

d) The traffic associated with the proposed project is not expected to have any
significant impact upon the local transit system; it is not anticipated to have
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any measurable impact upon the local bicycle network. Similarly, the number
of potential pedestrians associated with the proposed project will be extremely
limited therefore, it will not have any noticeable impact upon the site’s
surrounding pedestrian network. 

e) The proposed project’s development plan is consistent with the Southern
California Association of Governments Regional Transportation Plan/
Sustainable Communities Strategy. No mitigation measures were proposed,
as none was necessary.

*     *     *     *     *     *

Please call me if you have any questions with regard to our study. It has been a
pleasure to serve you on this most interesting project. 

Very truly yours, 

COCO TRAFFIC PLANNERS, INC. 

Dr. Antonio S. Coco, P.E. 
President 

ASC/gt             
#2K20040TSU
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